
 
CITY OF SUNNYVALE 

REPORT 
Administrative Hearing 

 
  September 29, 2004 

 

 
SUBJECT: 2004-0699 – David P. Kuo, Ying Dong, and Kuo 

Enterprises [Applicant] 1963 Yvonne Jacobson Trust Et Al 
[Owner]: Application on a 4.23-acre site located at 808 West 
El Camino Real in a C-2/PD (Highway Business/Planned 
Development) Zoning District.  (APN: 201-21-005)  

Motion Special Development Permit to allow a 3,000 square-foot 
restaurant and juice bar in an existing shopping center 
(Civic Square Center). 

REPORT IN BRIEF  
 
Existing Site 
Conditions 

Shopping Center 
 

Surrounding Land Uses 
North Across El Camino Real,  shopping center and fast 

food restaurant 
South Condominiums 
East Across Hollenbeck, gas station, small shopping center 

and triplex housing units 
West Apartments and hotel 

 
Issues Solid waste enclosure 

Location of grease intercept 
 

Environmental 
Status 

A Class 4 Categorical Exemption relieves this project 
from California Environmental Quality Act provisions 
and City Guidelines. 
 

Staff 
Recommendation  

Approve with Conditions 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan 
Commercial 

General 
Business 

Same --- 

Zoning District C-2 / PD Same --- 

Lot Size (s.f.) 184,259 Same --- 

Gross Floor Area - site 
(s.f.) 

54,734 Same 64,491 max. 

Gross Floor Area - project 
(s.f.) 

3,000 Same 64,491 max. 

No. of Buildings 3 Same --- 

No. of Stories 1 Same 8 max. 

Parking 

• Total No. of Spaces 290 Same  277 min. 

• No. of Standards 281 Same 277 min. 

• No. of Compacts / % of 
total 

0 Same 10% max. 

• No. of Accessible 9 Same 7 min. 

• Bicycle Parking  0 1 1 rack min. 

 

ANALYSIS 
 
Background
 
Previous Actions on the Site: The following table summarizes previous 
planning applications related to the subject site. 
 
File Number Brief Description Hearing/Decision Date 
2000-0415 Special Development 

Permit to allow 1,500 sq. 
ft. restaurant  

Admin. Hearing / 
Withdrawn 

9/20/00 

1991-0306 Special Development 
Permit to allow Bakery 
and restaurant 

Planning Commission 
/Approved 

9/11/01 
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File Number Brief Description Hearing/Decision Date 
1987-0225 Special Development 

Permit to allow Re-
establish restaurant use 

Planning Commission 
/Approved 

7/27/87 

1987-0223 
(#5993) 

Use permit to allow an 
unscreened dish antenna 

Planning Commission 
/Denied 

6/8/87 

1986-0265 Re-Zone from C2 to C2-
PD 

City Council / 
Approved 

2/4/86 

1973-0174 Use permit to allow a 
cocktail lounge 

Planning Commission 
/ Approved 

11/12/73 

1972-0582 Special Development 
Permit to allow an auto 
agency with service 
facilities 

Approved 5/8/72 

1968-0483 
(#1647) 

Use permit to allow 
construction of a drive-in 
Orange Julius restaurant 

Planning Commission 
/ Denied 

2/12/68 

1966-0502 Re-Zone from R3 to C2 City Council / 
Approved 

1/4/66 

1966-0140 Variance for off-street 
parking (only 295 parking 
spaces required) 

Planning Commission 
/ Approved 

3/14/66 

 
 
Description of Proposed Project
 
The applicant has proposed a 2,000 sq. ft. fast food restaurant and a 1,000 sq. 
ft. juice bar in an existing one-story building.   
 
Environmental Review
 
A Class 4 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines.  Class 4 Categorical 
Exemptions includes minor alterations to land that will not remove mature 
trees. 
 
Special Development Permit 
 
Use: The property is currently used as a shopping center with restaurants and 
retail stores.  The proposed use increases the restaurant use to approximately 
16% of the total floor area.   
 
One of the two proposed uses is for a 2,000 sq. ft. fast food restaurant which 
would operate from 10 a.m. to 10 p.m. and prepare food on-site.  The second 
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proposed use for a 1,000 sq. ft. juice bar that would operate from 10 a.m. to 10 
p.m. and serve fresh juice, soft drinks and light snacks. 
 

Design Policy or Guideline (Use) Comments 
Land Use & Transportation 
Element.  N1.10.1. Locate 
commercial uses where traffic can be 
accommodated, especially during peak 
periods (e.g. lunch time and commute 
times). 

The site location allows for easy 
accessibility from El Camino Real, a 
major regional corridor. 

Land Use & Transportation 
Element.  N1.11.  Recognize El 
Camino Real as a primary retail 
corridor with a mix of uses. 

The proposed project would add to 
the mix of retail and restaurant uses 
in the existing shopping center.  

 
Site Layout: The proposed project is located within a currently vacant tenant 
space in an existing one-story building.  There are a total of 3 one-story 
buildings on the site.  The neighboring parcel located northeast of the site has 
a parking-share arrangement for 10 parking spaces from the subject site.  
 
The applicant has proposed an exterior patio to allow for outdoor dining.  The 
patio will result in 3 additional parking spaces being required of the project as 
well as additional replacement landscaping for both the patio and the 
associated walkways (total of 440 sq. ft.)  As the patio will result in additional 
impervious surface on the site, staff recommends that a semi-pervious material 
be used for the patio and associated walkways.  Staff also recommends 
changing the shape of the patio to be longer and protrude less toward the 
street as the current location is expected to impact the visibility of the nearby 
ground sign (see Condition 13).  
 
Architecture:  The existing architecture is fairly plain, with an arched roof 
over the neighboring retail store.  The proposed project includes alteration to 
the exterior of the existing building to create a bistro-type parapet effect with 
attached exterior goose-necked lighting.    
 
Landscaping:  Approximately 440 sq. ft. of landscaping will be impacted by 
this project.  The applicant has proposed offsetting the landscaping removed 
for outdoor seating with the development of a landscaped area near the rear 
access way.  The landscaping shall be at least 70% water conserving plants.  
The grease intercept may need to be relocated as the installation should not 
result in notable damage to an existing tree (see Condition 26). 
 
Parking/Circulation:  The proposed project requires a total of 277 spaces.  
This is based on the shopping center rate of 1 space per 225 square feet 
(shopping centers greater than 50,000 sq. ft.)  The revised plan indicates 290 
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parking spaces, with an additional 3 spaces to be lost to require re-striping of 
accessible spaces.   No compact parking spaces are used or proposed.  Based 
on information provided by the applicant, there appears to be adequate 
parking, with a surplus of 10 spaces. 
 
Per VTA Guidelines, the applicant revised their plans to include a bike rack for 
at least 4 bicycles to be located in front of the building. 
 
The following Guidelines were considered in analysis of the project parking and 
circulation. 
 

Design Policy or Guideline 
(Parking/Circulation) 

Comments 

Land Use & Transportation Element. 
N1.3.3. Design streets, pedestrian 
paths, and bicycle paths to link 
neighborhoods with services.   

Applicant will provide a bike rack in 
front of the building. 

 
Stormwater Management:  This project involved a change of approximately 
440 sq. ft. of surface are for the proposed outdoor dining area.   
 
Staff recommends that the floor surface of the outdoor dining area consist of 
pervious materials such as interlock pavers to minimize the additional 
impervious area added to the site.  
 
Transportation Impact Fee
 
The additional outdoor dining area increases the square footage of the site, 
triggering Transportation Impact Fee (TIF) for the project.  The TIF rate is 
$3,341.99 per 1,000 sq. ft., resulting in a fee of $802.08 for the additional 
outdoor space. 
 
Compliance with Development Standards 
 
The existing solid waste enclosure does not meet City Code and will need to be 
upgraded.  The minimum dimensions for a waste enclosure with a holding 
capacity of 3 cubic yards of waste is 8.75 feet wide by 10 feet long by 6 feet 
high.  Staff recommends that the existing structure be upgraded to meet City 
requirements (Condition 20). 
 
The proposed project meets the Precise Plan for El Camino Real which 
indicates that architectural design, site planning and landscaping should be of 
a high quality, although no set architectural style will dominate. 
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Expected Impact on the Surroundings
 
The impact on the surroundings is expected to be a minor increase in traffic 
and exterior noise from the outdoor dining.  There is also expected to be a more 
moderate increase in the generation of solid waste from the restaurant use.  
 
 
Findings, General Plan Goals and Conditions of Approval 
 
Staff was able to make the required Findings based on the justifications for the 
Special Development Permit.  

• Findings and General Plan Goals are located in Attachment 1.  

• Conditions of Approval are located in Attachment 2. 

 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected.  
 
Public Contact 
 

Notice of Public 
Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 30 notices mailed to 

the adjacent property 
owners of the project 
site  

 

• Posted on the City of 
Sunnyvale's Website 

• Provided at the 
Reference Section of 
the City of 
Sunnyvale's Public 
Library 

 

• Posted on the 
City's official notice 
bulletin board  

• City of Sunnyvale's 
Website  

• Recorded for 
SunDial 

 
 
Alternatives 
 
1. Approve the Special Development Permit with attached conditions. 

2. Approve the Special Development Permit with modified conditions. 

3. Deny the Special Development Permit. 
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Recommendation 
 
Alternative 1. 

 
 
 

Prepared by: 
 
__________________ 
Jamie McLeod 
Project Planner 
 
 
 
Reviewed by: 
 
__________________ 
Diana O’Dell 
Senior Planner 
 
 
 
Attachments: 
1. Recommended Findings 
2. Recommended Conditions of Approval 
3. Site and Architectural Plans 
4. Parking calculations 
5. Requirements for Trash enclosure 
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Recommended Findings - Special Development Permit 
 
1. The proposed use attains the objectives and purposes of the General 

Plan of the City of Sunnyvale as the project provides an appropriate use 
in an accessible setting with support facilities for bicycles and 
pedestrians.   

 
2. The proposed use ensures that the general appearance of proposed 

structures, or the uses to be made of the property to which the 
application refers, will not impair either the orderly development of, or 
the existing uses being made of, adjacent properties as the proposes 
façade changes add architectural character to the site which will provide 
visual variety on the site.  The site provides adequate parking based on 
the requirements for shopping centers greater than 50,000 sq. ft. and 
proposed restaurant use. 
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Recommended Conditions of Approval - Special Development Permit 

 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following conditions of approval of this 
Permit: 
 
Unless otherwise noted, all conditions shall be subject to the review of approval 
of the Director of Community Development. 
 
1. If not exercised, this Special Development Permit shall expire two years 

after the date of approval by the final review authority. 

2. This Special Development Permit is valid only in accordance with the 
approved plans.  Minor changes of the approved plans may be approved by 
the Director of Community Development. 

3. The applicant shall obtain all necessary permits for the site prior to 
occupancy, including Building and Fire permits.  

4. The applicant shall reproduce the Conditions of Approval of the Title Page 
of the plans submitted for a building permit for this project. 

5. As required by code, the proposed uses shall comply with the requirements 
of the Noise Ordinance.  No exterior loudspeakers shall be permitted 
without the approval of the Director of Community Development. 

6. The hours of operation on the site shall be limited to between 8:00 a.m. and 
10:00 p.m. 

7. Deliveries shall be scheduled to minimize impact on the existing businesses 
and neighboring residences. 

8. The outdoor seating may not be expanded beyond the proposed 240 square 
feet without the approval of the Director of Community Development.  The 
proposed outdoor dining area should be re-shaped to allow for a 15 foot 
landscaping buffer. 

9. The applicant shall install one bike rack for at least 4 bicycles that meets 
VTA Class II standards. 

10. The applicant shall re-strip the accessible parking for the site as indicated 
in the plans submitted 9/20/04 (dated 8/23/04).   

11. The curb face in front of the subject site and extending the entire length of 
the lane shall be painted and marked as a fire lane.    

12. The location of the grease intercept shall be determined such that the 
installation does not substantially damage any existing mature trees.  A 
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certified arborist report shall be used to determine the expected impact if 
located near an existing tree. 

13. The proposed patio shall be re-dimensioned to allow a 15 foot setback from 
the property line.  This is to allow for a landscaping strip and to minimize 
visual obstruction of the monument sign. 

14. All removed landscaping shall be replaced on the site, including the 
landscaping displaced by the outdoor patio, the walkways and the 
installation of the grease intercept.   

15. Ground cover shall be planted so as to ensure full coverage 18 months after 
installation. 

16. At least 70% water conserving landscaping shall be used. 

17. Landscaping shall be maintained  

18. To minimize the impact of increasing the impervious surface on the site, 
the applicant shall use impervious or partially-impervious materials for 
patio and walkway. 

19. The applicant shall re-locate the existing main water value shut-off, which 
is located in the proposed walkway near the monument sign. 

20. The applicant shall provide for a solid waste enclosure per city guidelines.  
This may include upgrading the existing trash enclosure located in the 
parking lot behind the subject area, or reconstructing the trash enclosure. 

21. All hazardous waste facilities shall be disposed of according to state and 
local mandates.  Waste containers shall be located within an approved 
enclosure. 

22. All lighting shall meet the City Code, mitigating any impacts on the 
neighboring residential properties. 

23. The applicant shall install stop signs at each of the five exits from the site. 

24. The applicant shall pay the Transportation Impact Fee of $802.08 prior to 
issuance of building permits. 

25. Any proposed signage shall be in conformance with the existing master sign 
program and approved by the City and the property owner. 

26. Preserve all existing trees on the site. 

27. Exterior colors to be approved by the Director of Community Development.  
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